
 

 

1. Welcome & Apologies for absence 

Cathy Ryan (CR), Chair of HNCLT, gave a warm welcome to everyone attending the 1st HNCLT 
AGM since our membership process opened to the public.   

2. Introductions & Speakers 

CR introduced the attending members of the board along with Charlie and Ian, the two speakers 
for the evening, and gave a brief outline of the HNCLT project : 

• HNCLT was registered in June 2019 with a core of 4 directors, which has grown to a board 
of 10. 

• The group was formed to develop a community led housing project of 12 affordable homes 
that would be built to passivhaus standards for people in housing need with a local 

connection to Hook Norton. 

• The group believes that everyone has the right to live in a warm, comfortable home that 
they can afford to run. 

• The community has worked with the group right from the beginning through surveys and 
consultation events over the last 2 yrs.  Ideas have been shared and developed which will 
provide housing that is fit for the future, and will help to change people’s lives for the better.  

Shared facilities and spaces were considered to be an important part of the project, opening 
it out to the whole community, and hence enhancing community spirit..  

Charlie Luxton from Charlie Luxton Designs, was introduced, as our project architectural 

designer.  Charlie spoke about the design of the homes, and how that design has been reached.   

He started by explaining that ‘fairness’ is at the core of the project.  Fairness between landowners, 
builders, and both existing and new residents, along with a fairness for people to get high quality 

housing.  HNCLT aim to provide carbon neutral, or even carbon positive housing for the community, 
which could be used as an exemplar for other communities.   

Charlie’s presentation identified the area for the proposed housing, now known as Bourne Green, 
along with site and unit layouts.  Access to the site will be through Bourne View, thanks to a strip 
of land retained by Taylor Wimpy being made available to HNCLT at a nominal price.   

Charlie ran through the ideas that were put to the group during the consultation process, and how 
those ideas were developed and used to create the current site plan.  A journey map was produced, 

which depicts all the ideas put to the group. 

 



The current site plan includes : 

• A North Terrace of eight 2-bed units with solar PV on the east and west facing roof pitches 

• A South Terrace of two 3-bed, and two 1-bed units with solar PV on the south facing roof 
• A Community Building – a multi-purpose space with a flexible internal layout comprising 

the two proposed spare bedrooms, a café area, and workshop/co-working space along with 

a possible shared laundry and tool storage area. 

• A village Green 
• Battery Storage for a proposed MicroGrid 

• A Car Parking area 

A re-design process has reduced the cost and volume of the units.  Originally, all the unites were 
to be built to ‘Homes for Life’ standard, but due to the style and width of the staircases to the 

upper floor of the North terrace, that standard mark can only be given to the 4 ground floor units.  
The 1st floor units and the South terrace units still exceed the required standards set out by the 

council planning department. 

It is hoped that all units still comply with passivhaus standards since the re-design, and the energy 
consumption and production modelling carried out suggests that over the year they will be net 

positive. 

Embodied Energy research has taken place and will continue to be re-examined.  Embodied Energy 

refers to the energy required to make and transport the items used in the construction of the 
buildings.  This will be an important area to work on for us to reach carbon neutrality by 2050. 

Build options are now being considered, with risk and funding being the main considerations.  The 

options include: 

• a single contractor 
• a project manager working with local companies/trades 

• a combination of the two 

The next stage, once the land has been transferred to HNCLT, is to get the minor amendments 
approved for full planning permission so that the build phase can begin. 

Cathy thanked Charlie for his presentation and as there were no questions raised, she introduced 
the next speaker.  

 
Ian Pritchett, managing director of Greencore Construction, gave a presentation detailing how 
Greencore build houses to the highest of sustainable standards.  He began by praising Charlie for 

his presentation and his level of understanding of all the details, and went on to explain his own 
background in construction.  Having worked on many historic buildings in the area, Ian discovered 

that materials used in the past, were more local, less processed, and inherently more sustainable 
that a lot of the materials used in new construction.  Lime mortars, plasters and renders, which 
are vapour permeable are now being used more often in place of cement.   

Ian believes that houses are only as good as their weakest link, and that you can build bad houses 
out of good materials, and good houses out of relatively mediocre materials.  The important thing 
is how they are built.  Greencore have now built 60 sustainable ‘zero carbon’ houses, and are not 

involved with any other type of construction. 

Ian ran through some Oxfordshire groups who are running projects to try and combat the climate 

emergencies declared by all local authorities.  

• Bioregional have a project called One Planet Oxfordshire, which aims to make Oxfordshire 
the first county in the world that lives within its fair share of the earth’s resources within our 
one planet.   

• Friends of the Earth are promoting an initiative called Oxfordshire Zero Carbon Homes, which 
is lobbying local authorities to demand Zero Carbon Housing as soon as possible, rather than 

leaving it to government to legislate.  

The Climate Change Act states that we must be Carbon Zero by 2050, which will mean us reducing 
our emissions by 100%.  There is a more recent government target for us to reduce our emissions 

by 78% by 2035.  While these targets are encouraging, there is still little evidence as to how they 
are going to be achieved. 



Ian ran through published Carbon budgets, with Cherwell having a budget of 7.3 million tonnes 
(MT) from the Oxfordshire budget of 26.3 MT.   

Embodied Carbons (as described by Charlie earlier) are responsible for a large amount of the CO2 
emissions for a new house - around 50T to 60T at the construction stage (for an average house of 

100m2), with further emissions of 5T per year in use.  A new house built this year will be responsible 
for 200T of CO2 by 2050.  According to figures from Taylor Wimpy’s 2020 sustainability review, 
their ‘average house’ embodied carbon figure is nearly 210T per house, PLUS emissions in use. 

What we do in the next 10 years will profoundly impact the next few thousand years.  Oxfordshire 
has plans to build another 100,000 new houses over the next 10 years, and if the figure of 50T to 
60T (plus 5T/yr use) is correct, we will have used 80% of the carbon budget on construction of 

houses alone.  The budget includes other CO2 emitting areas such as transport, agriculture, 
industry etc.  Carbon Capture and Storage are now important considerations.  

Ian explained how Bio based materials lock up CO2, and how we need to use more of those 
materials in construction in order to achieve a zero-carbon footprint with zero emissions in use, or 
even ‘Climate Positive’ buildings.  Ian went on to give details of all the areas of design and 

technology that Greencore Construction use to ensure that their properties have a zero-carbon 
footprint.  They have plans to build 500 Climate Positive homes in Oxfordshire by 2025, and hope 

to be the catalyst for change, with the rest of the construction industry following their example. 

Greencore are also planning to build green business parks to attract other likeminded business to 
the area, in the hope that Oxfordshire can become the centre of a Green revolution, that will 

benefit not just the county, but the whole of the UK and beyond. 

Ian finished by sharing a quote from Abraham Lincoln : 

“The best way to predict your future, is to create it” 
…………………………………….. 

CR thanked Ian for his inspiring presentation, which ties in very well with the ethos of the HNCLT 

project.  She hopes that the housing can be constructed to the standards that Greencore 
recommend so that the project can be a fantastic example to other communities.    

There was a question from the floor about the amount of timber likely to be needed to construct 

Zero Carbon homes, and Ian responded by saying that the UK not only needs to plant more trees 
– of the right type, but also needs to improve forestry management. 

CR asked why Greencore don’t apply for Passivhaus accreditation on their properties, and Ian 
explained that the cost of certification, and the time and money required to produce the figures 
for that accreditation, are better spent on additional carbon efficiency features.  One of the reasons 

for seeking Passivhaus certification is that it gives a robust quality assurance process, which is 
more important for contractors who use 3rd party building companies.  Greencore use their own 

workforce, and carry out regular air-tightness tests throughout the build phase to achieve the same 
standards. 

HNCLT Board members have visited the Springfield Site that Greencore have constructed and found 

it very inspiring with regard to the housing, biodiversity and generally attractive site. 

Tim Lunel (TL), HNCLT Board Member commented that the build options currently being 
considered by the Board have been influenced by the visit to Springfields, and the success of 

Greencore in achieving the zero carbon standards.  He thanked Ian for the very informative 
presentation as well as the time spent with those who visited the site.  He also pointed out that 

the HNCLT project is fortunate to have local architects and designers who are happy to work with, 
and who are ‘in tune with’ Greencore Construction. 

Ian confirmed that Greencore only build to the described zero carbon standards, as they believe 

that there is no time or room for construction below those standards.  He agreed that a combined 
approach can be used, with less experienced contractors used where relevant. 

There was a question from the floor asking whether local collages could be approached to allow 
trainees to be involved with the project to gain further skills in sustainable building.  CR confirmed 



that HNCLT does aim to develop relationships with local collages such as Banbury and Bicester as 
well as Abingdon and Witney  

CR closed the open part of the meeting by thanking the community of Hook Norton, who had the 
foresight and perception to create the project, and have supported the sustainability element of it 

right from the beginning.  The energy and commitment of all involved has been inspirational. 
 

The presentation pdfs used by the speakers will be available for viewing on the HNCLT website. 

3. CHAIR’s REPORT - CR opened the formal part of the meeting by giving a full report of the activity 
and achievements of the past year.  The full report will also be available on the HNCLT website 
Despite the problems caused by the pandemic, these included : 

 

• Project Planning Permission granted in May 2020; 

• Cherwell District Council (CDC) and HNCLT have agreed the wording for the Section 106 
Agreement; 

• The Land Transfer document is ready to be signed by CDC and HNCLT; 

• The Allocations Policy and the Nominations Agreement have both been approved by the 
housing strategy team at CDC.  These documents form part of the Section 106 agreement, 
and ensure that the homes will be let to people in housing need, with a local connection to 

Hook Norton – as defined in the 2015 Neighbourhood Plan; 

• The number of people interested in living in the homes has risen from the original 37, to 60.  
A formal register will be opened up at the start of the build phase of the project, which will be 
widely advertised; 

• Build costs have been reduced following scrutiny of the Financial Appraisal; 

• A part time Project Manager has been appointed to keep all the project strands together; 

• Talks are taking place with a Registered Provider, who would purchase the lease of the 3 
rented flats for 125 years and manage the 5 shared ownership flats, but HNCLT would retain 
the freehold of the land in perpetuity. The remaining 4 flats built on the garden land will be 
sold at market value to help repay any short-term debt finance or loans from a bank or Building 

Society. HNCLT would retain the 20% of the freehold; 

• HNCLT Membership opened up to the community in March 2021, and we now have 40 paid 
up members and an additional 84 supporters on our database; 

• Nina Frere, who works for Aspire Oxford, (a charity that helps young people into employment 
and housing) joined the board, bringing knowledge and experience in the field of tenancy 
agreements etc. 

Plans for the year ahead include : 

• Securing funding routes;  
o A Community Share Raise will be launched with informative webinars or events held in the 

community to explain the concept and process.  The share offer will be open and run by 
Ethex, an independent company who specialise in social investments;  

o A Homes England grant will be applied for by the Registered Provider on behalf of HNCLT; 
o A loan from Ecology Building Society is being considered for construction costs.  

• Signing the Section 106 Agreement and Land Transfer document; 

• Purchase of the privately owned piece of land that HNCLT has currently has an ‘options 
agreement’ on; 

• Development of the housing design plans by Charlie Luxton Designs, to reach RIBA stage 4; 

• Confirmation of the Procurement Route – Single Contractor, Local Project Manager, or a 
combination of the two; 

• Development of the Community Building business plan; 



• Development and launch of an Involvement Policy, to set out how volunteers can help in the 
running of all aspects of the project but particularly the shared community facilities; 

• A separate community benefit society may be set up to manage the community run café and 
workshop facilities; 

• We will continue to grow our membership and plan for everything to be in place for a start 
on site in Spring 2022. 

No questions were raised, so CL introduced TL to give his treasurers report 

4. Treasurer’s report and adoption of the annual accounts 

a. TL shared a slide showing the profit and loss for the last financial year.    
b. The main activities / costs relate to the re-design fees, along with legal and accountancy fees. 

c. All previous expenditure to get to the planning stage in May 2020 was covered by a 
combination of a Community Housing Grant from Homes England, and funding from the 
European Regional Development Fund (ERDF) through the Low Carbon Hub in Oxford.  This 

put HNCLT in the rare position of not having any debt at that point. 
d. Items such as Legal and Accounting costs that aren’t covered by grants, were covered by the 

transfer of funds from the Cherwell Community Land Trust (CCLT). 
e. TL explained that CCLT was set up by CDC to encourage the setting up of Community Land 

Trusts in the region.  With the focus of CDC moving to other areas, the CCLT was dissolved 

and the remaining funds transferred to HNCLT in order for them to take over the original ethos 
of providing sustainable housing for local communities. 

f. There was a Net profit at the end of March 2021, which covered the Net loss from the previous 
year.   

No questions were raised, so TL handed back to CL, who introduced Kirsten Berry (KB) – HNCLT 

Company Secretary. 

5. Appointment of Auditor  

Resolution – to apply audit exemption in accordance with UK Law 

a. KB explained the resolution, which will apply to the 2020/21 accounts.  Due to the size and 
income of HNCLT, the company doesn’t have to have an external audit, (which can be very 

costly) as long as a majority of members agree to apply the audit exemption rule. 
b. HNCLT would then continue to pass annual accounts on to an accountant to review and verify.   
c. The accountant used for the current year and proposed for the following year, is Cooper Parry. 

d.  KB proposed that we apply audit exemption in accordance with UK Law, and the proposal was 
carried unanimously by a show of hands. 

 
6. Election of Board Members 

a. KB explained that due to the fact that the current Board members were elected prior to the 

HNCLT membership being opened to the public, it was decided that all Board members would 
step down at this AGM and seek membership approval for re-election. 

b. KM confirmed that everyone listed on the slide shown was happy to stand for official election, 
and explained that Charlie Luxton has been co-opted onto the Board as a member without 
voting rights, to avoid any conflicts of interest.  Board members serve for a term of 3 years 

before standing for re-election and the original dates of election will be used going forwards.  
c. KM responded to a question from the floor by confirming that only 10 of the available 12 Board 

places is currently filled, giving the possibility for co-option of 2 further members during the 

year. 
d. KM proposed that existing Board members should be re-elected by a block vote, which was 

carried unanimously by a show of hands. 
e. There was a request from the floor that the list of nominations be sent out just before the 

AGM as well as with the original notice in order to capture anyone becoming a member during 

that period. 
f. CR pronounced Board Members duly elected  



Cathy thanked everybody for attending, and confirmed that all members and supporters would be 
invited to the next Open Meeting, and kept informed of progress via the next HNCLT Newsletter. 

TL asked for a show of hands to see how many members would prefer to meet in person rather than 
on line.  A majority showed a preference for meeting in person, but as some members still prefer a 

‘virtual’ meeting HNCLT will provide a mixture of the two, particularly for the Share Raise sessions, as 
long as COVID restrictions allow public meetings. 

CR closed the meeting at 21.28 


